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DESIGN NARRATIVE – Minneapolis Iron Store 

 

Overview: 
The Duffey Lofts project is located on Washington Ave N, between North 5th Avenue and North 6th 

Avenue. The site is zoned B4N Downtown Neighborhood District, DP- Downtown Parking overlay  

district. The block is located in the Twentieth Century Warehouse Area of the Minneapolis Warehouse 

Historic District and consists of three historic buildings that contribute to the district, plus a vacant 

surface lot area 66’ wide by 170' long that does not contribute to the district. From west to east, the 

historic buildings are; Minneapolis Iron Store (six-stories), Steel Warehouse (three-stories) and the 

Lindsay Brothers Warehouse (2-stories). 

 

This proposal will rehabilitate the existing warehouse buildings with the goal of creating one of the most 

dynamic living environments in the North Loop while contributing retail space that enhances the overall 

diversity of the neighborhood. The existing approximately 191,900 sf, along with a proposed additional 

37,247 SF for a new total area of 216,663SF when completed, will contain 188 dwelling units spread 

through the three existing buildings.  Approximately 23,601 SF of flexible retail/commercial space is 

contained within the Iron Store and Lindsay Brothers Warehouse. A total of 118 parking spaces will be 

included. The existing parking lot at the corner of Washington Avenue and N 5th Avenue (27 of the 118 

parking spaces) will be landscaped to meet city zoning requirements. All vehicular access will be 

provided via the existing private drive (former alley). 

 

The program within the existing buildings is designed to create an active street and pedestrian 

experience.  

• The lower level of the Iron Store, which is approximately 4ft below the sidewalk will contain 

retail/commercial space on either side of the historic main entry. The first level of the Iron Store 

will contain retail/commercial space at the corner of Washington Ave and continue to the back 

of the building. This space will have the opportunity to utilize the historic loading dock. 

• The existing Steel Warehouse entry, which is mid-block, will serve as the primary residential 

entry. This 3-story space will contain a coffee shop open to the public and highlight the 

building’s historic gantry crane. 

• Retail/Commercial space will fill the Washington Avenue frontage of the Lindsay Brothers 

Warehouse as well.  

 

The block is unique within the Minneapolis Historic Warehouse District with the presence of two 

buildings that have parged concrete exteriors. The dominant six-story Minneapolis Iron Store and the 

adjacent three-story Steel Warehouse both have a white parge coating that has the appearance and 

expression of concrete/stucco. As part of the rehabilitation, new windows will be installed in all the 

historic openings and the window designs will be based on historic photographs. The first and basement 

stories facing the street will have larger storefront window systems while the upper floors will be 

industrial-style units. New large curtain-wall type windows based on the historic photographs will be 

installed on the upper stories of the Washington Avenue façade of the Steel Warehouse building. The 

brick panels on the first story will be maintained and re-used for signage/art as it was their historic use. 

The north facade of the Steel Warehouse will receive simple new windows within the historic opening. 

The Lindsay Brothers Warehouse has brown brick and common brick facades with rectangular window 

openings at both the first and second stories. The first story windows facing Washington Avenue have 

been bricked in. Large storefront window systems will be installed based on historic photographs. New 
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windows will be installed throughout the remaining facades of the Lindsay Brothers Warehouse as the 

building program dictates. 

 

A rooftop clubroom addition is proposed on the Minneapolis Iron Store. The addition is set back two 

structural bays. A lower mechanical penthouse is proposed at the back of the building. This addition is 

partially blocked from Washington Ave views by a historic elevator penthouse. A sight-line study and 

SHPO feedback informed the setbacks of the proposed addition. The rooftop addition will be clad in 

black metal panel. 

 

A new rooftop sign is proposed for the eastern facade. The design for the sign is based on historic 

photographs, which show a rooftop sign on the east facade that appears to have the words “Iron Store.” 

The new rooftop sign will be a free-standing metal sign.  A comprehensive Master Signage Plan has been 

prepared for the property using the “Minneapolis Heritage Preservation Commission Design Guidelines 

for On-Premise Signs and Awnings.” 

 



VARIANCE REQUIRED FINDINGS NARRATIVE – Minneapolis Iron Store 
 

Variance for Off-Street Loading Space: 
 

Multiple-family dwelling of 100-250 units require one small space. General retail sales & services have a 

“low” minimum loading requirement, based on Table 541-8.  20,000 to 50,000SF of general retail would 

also require 1 small loading space.  At 188 units, the project would require approximately ¾ loading 

space and the retail component is only approximately 4,000 SF over the threshold of the loading space 

requirement.  The sum of these is more than 1, but less than 2 resulting a request for a variance.  The 

project is proposing one 10’ x 25’ loading space. 

 

The property shares the use of a private alley on the north side.  The applicant’s property extends 8’ 

north of the building and the property owner to the north also owns 8’.  Currently there are (2) existing 

enclosed loading docks on the site--one of which occupies the applicant’s 8’ of the alley and encroaches 

5’ beyond the property line).  The property to the north (Towne Place Suites by Marriott) has a trash 

enclosure that is only accessed from this shared alley (even with the encroachment of the existing 

dock—the private alley is 25’ wide from face of building to curb at this location).  The existing, non-

historic dock enclosures will be demolished as part of the development plans. 

 

Since the proposed project only owns 8’ of the shared alley, only an 8’ wide loading space can be 

provided along the building completely within the project’s property line.  One complying 10’ x 25’ 

loading space is proposed entirely on the applicant’s property behind the Lindsay Building, a variance is 

requested for the hardship of providing a second or fraction over one space that would be required for 

the combination of residential and retail spaces.  

(1) Practical difficulties exist in complying with the ordinance because of circumstances unique to the  

property. The unique circumstances were not created by persons presently having an interest in the  

property and are not based on economic considerations alone.  

 

By demolishing the existing loading structures, the applicant is improving access through the 

private alley, however, there is still not the minimum required 10’ width on the applicant’s 

property.  Other locations have been explored and only (1) location is available that is suitable 

and minimally visible.  In practice this shared private alley is currently used by trash trucks and is 

wide enough to accommodate other vehicles at the same time (approximately 25’ wide for 

about half the length). 

  

(2) The property owner or authorized applicant proposes to use the property in a reasonable manner that  

will be in keeping with the spirit and intent of the ordinance and the comprehensive plan.   

 

The variance will not be detrimental to the public welfare or injurious to other property in the 

area.  The average unit size for these units is less than 500 SF.  Tenants will not have large 

amounts of furniture and will typically move with passenger vehicles that can park inside the 

parking garage.  Even if the private alley was used for temporary unloading, a 10’ wide space 

would still be narrower than the current encroachment of the loading dock that permits a trash 

truck to regularly drive past and this activity would still be occurring on private property rather 



than in the public way.  The property owners that share the private alley currently share the use 

of this space and that would continue. 

 

(3) The proposed variance will not alter the essential character of the locality or be injurious to the use or  

enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to  

the health, safety, or welfare of the public or of those utilizing the property or nearby  

properties 

 

The variance will be within the spirit and intent of the ordinance.  As noted, many residents will 

move themselves in through the parking garage.  The specific tenants have not been determined 

yet, but they are intended to be general retail tenants with low loading space needs.  Large 

amounts of unsightly or nuisance truck traffic is not anticipated and the loading that is 

generated can be directed off the public way. 
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Jeremiah Smith

From: Jeremiah Smith

Sent: Wednesday, November 27, 2019 2:08 PM

To: steve.fletcher@minneapolismn.gov

Subject: Land Use Application for Site Plan Review - Duffey Lofts (500-528 Washington Ave. 

North)

Councilmember Fletcher: 

 

This is to inform you that we are submitting a Land Use application to the City of Minneapolis for sit plan review for 

the former Duffey Paper property at 500‐528 Washington Avenue North. I am contacting you at the request of 

Mark Heffron of CEDARst and the Duffey Cedar Property Owner LLC. 

 

The property is currently vacant and will be rehabilitated into the Duffey Lofts, a mixed‐use project that includes 

residential apartments and commercial space. The existing parking lot at the corner of Washington Avenue North 

and Fifth Avenue North is part of the project and will be maintained. The proposed project will preserve the 

historic appearance of the buildings while revitalizing the property with new commercial spaces at the street level, 

and residential units on the upper stories. 

 

We anticipate a public commission meeting on January 13th, 2020. Please contact me or Hilary Dvorak at CPED if you 

have questions about this application. 

 

Thank‐you, 

 

 

Jeremiah K. Smith, AIA, LEED BD + C | Director of Architecture, Senior Associate 

BKV Group | Architecture, Interior Design, Landscape Architecture, Engineering 

222 North 2nd Street, Suite 101, Minneapolis, MN 55401  

D: 612.373.9140 | M: 612.619.6573 |  www.bkvgroup.com 
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Jeremiah Smith

From: Jeremiah Smith

Sent: Wednesday, November 27, 2019 2:11 PM

To: info@northloop.org

Subject: Land Use Application for Site Plan Review - Duffey Lofts (500-528 Washington Ave. 

North)

Planning and Zoning Chair Brown: 

 

This is to inform you that we are submitting a Land Use application to the City of Minneapolis for sit plan review for 

the former Duffey Paper property at 500‐528 Washington Avenue North. I am contacting you at the request of 

Mark Heffron of CEDARst and the Duffey Cedar Property Owner LLC. 

 

The property is currently vacant and will be rehabilitated into the Duffey Lofts, a mixed‐use project that includes 

residential apartments and commercial space. The existing parking lot at the corner of Washington Avenue North 

and Fifth Avenue North is part of the project and will be maintained. The proposed project will preserve the 

historic appearance of the buildings while revitalizing the property with new commercial spaces at the street level, 

and residential units on the upper stories. 

 

We anticipate a public commission meeting on January 13th, 2020. Please contact me or Hilary Dvorak at CPED if you 

have questions about this application. 

 

Thank‐you, 

 

 

Jeremiah K. Smith, AIA, LEED BD + C | Director of Architecture, Senior Associate 

BKV Group | Architecture, Interior Design, Landscape Architecture, Engineering 

222 North 2nd Street, Suite 101, Minneapolis, MN 55401  

D: 612.373.9140 | M: 612.619.6573 |  www.bkvgroup.com 
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